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STATE OF SOUTH CAROLINA ) 
     )   DEVELOPMENT AGREEMENT 
COUNTY OF BEAUFORT  )     FOR SHELTER COVE MALL 
 

This Development Agreement is entered into by and between Shelter Cove Towne 

Centre, LLC (“SCTC”), a South Carolina limited liability company, and the Town of 

Hilton Head Island, South Carolina (“Town”), and shall be effective on the Effective 

Date, as defined herein. 

WHEREAS, the State of South Carolina has enacted the South Carolina Local 

Government Development Agreement Act, Section 6-31-10, et seq. of the South Carolina 

Code of Laws (1976), as amended; and 

WHEREAS, the Act authorizes local governments, including the city or town 

council of a municipality, to enter into development agreements with developers to 

accomplish the goals as set forth in the Act, consistent with that city or town’s  

Comprehensive Plan; and 

WHEREAS, SCTC is the owner of those certain parcels of land containing 

approximately 42.45 acres (prior to the Land Swap as hereinafter described), more or 

less, located within the Town of Hilton Head Island, more fully described in the 

ALTA/ACSM Land Title Survey of Shelter Cove Mall, a Section of Shelter Cove, 

prepared by Surveying Consultants dated the 27th day of July, 2011, hereinafter referred 

to as the ALTA Survey and hereafter identified as Exhibit “A” which is the current site 

and configuration of a commercial shopping center commonly known as The Mall at 

Shelter Cove (hereinafter “Mall Tract”); and 

WHEREAS, SCTC proposes to redevelop the Mall Tract shown on the ALTA 

Survey in accordance with the Zoning Map Amendment Application submitted to the 

Town on April 20, 2012, with a reconfigured footprint as shown on the Concept Plan 

attached as Exhibit “B” (hereinafter “Concept Plan”) which will: 

1. Open up and highlight the expanse of Broad Creek; 

2. Reduce the square footage of commercial density from the currently zoned 

314,000 square feet to 295,000 square feet which will include: 

3. Up to 10 kiosks (not to exceed a total of 1,500 square feet); 
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4. Adding a component of 210 multi-family dwelling units and related 

recreation and club facilities; and 

5. Adding  gas sales which will include not more than 200 square feet of 

incidental merchandise and cigarettes in accordance with LMO Section 16-4-

209(E)(6);   

6. Liquor store in accordance with LMO Section 16-4-209(E)(8); and 

7. A Community Park.  

8. Provide the Town with an approximately 5.11 acre community park 

(“Community Park”) bordering on Broad Creek connecting with and becoming an 

integral part of the Town’s proposed Chaplin Park Linear Trail, which will provide a 

location and venue for various purposes, including but not limited to walking, 

entertainment and educational activities, picnicking, and non-organized sports activities; 

and 

9. Allow development on Outparcels I and C, all as more fully shown on the 

Concept Plan; and 

WHEREAS, this Agreement is entered into by and between SCTC and the Town 

pursuant to, and in accordance with, the terms of the Act for the purpose of providing 

assurances to SCTC that it may proceed with its proposed development, and for the 

further purpose of memorializing certain agreements between the Town and SCTC with 

respect to the Mall Tract and its redevelopment. 

NOW THEREFORE, for and in consideration of the mutual promises and 

covenants set forth herein, and of other good and valuable consideration, including 

economic and other benefits inuring to both the Town and SCTC as a result of this 

Agreement with regard to the future development and modification of Shelter Cove Mall 

by SCTC, the receipt and sufficiency of such consideration being hereby mutually 

acknowledged, and intending to be legally bound, the Town and SCTC hereby agree as 

follows: 

I. RECITALS. 

 This Agreement is predicated upon the following: 

A. The Code of Laws of South Carolina (the “SC Code”) Section 6-31-10 

through 6-31-160 as it exists on the Effective Date of this Agreement (the 



July 31, 2012 – 4:20 p.m. 

 3 

“Act”) enabling municipalities to enter into binding development 

agreements with entities intending to develop real property under certain 

conditions set forth in the agreement. 

B. Resolution Number 2012-13 adopted by the Town on the 1st day of May, 

2012, authorizing SCTC to apply for a rezoning of Town-owned land for 

the Exchange Parcel.  A copy of the Resolution is attached hereto as 

Exhibit “C”. 

C. Public hearings regarding the consideration of this Agreement conducted 

by the Town on the   day of  , 2012, and the 

   day of   , 2012, after publishing and announcing 

notice in accordance with the Act. 

D. Ordinance Number   adopted by the Town on the    day of 

  , 2012, (a) determining that this Agreement is consistent with the 

Town’s Comprehensive Plan and the Act; and (b) approving this 

Agreement.   

E. Ordinance Number _____________ adopted by the Town on the ____ day 

of ______, 2012, approving and allowing for the Town to execute a deed 

transferring ownership of the Exchange Parcel as further defined herein to 

SCTC in return for the acceptance of the Community Park as further 

defined herein.   

F. Ordinance Number     adopted by the Town on the     day 

of        , 2012, approving the re-zoning of the Mall Tract, pursuant to ZMA 

120006. 

II. INCORPORATION. 

 The above recitals are hereby incorporated into this Agreement, together with the 

findings of the South Carolina General Assembly as set forth in Section 6-31-10(B) of the 

Act, and the definitions as set forth in Section 6-31-20 of the Act. 

III. DEFINITIONS. 

 Capitalized terms used in this Agreement shall have the following definitions: 
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A. Act: The South Carolina Local Government Development 

Agreement Act, Section 6-31-10, et seq. of the South Carolina 

Code of Laws (1976) as amended. 

B. Administrator: The person designated as the “LMO Administrator” 

or “LMO Official” under the applicable provisions of the LMO. 

C. Agreement: This Development Agreement. 

D. ALTA Survey:  That certain ALTA/ACSM Land Title survey of 

Shelter Cove Mall, a section of Shelter Cove, prepared by 

Surveying Consultants, dated the 27th day of July, 2011 and 

identified as Exhibit “A” attached hereto. 

E. Certificate of Compliance: A Certificate of Compliance issued by 

the Administrator pursuant to Chapter 3, Article VII of the LMO. 

F. Commercial: Those Commercial uses as more fully described in 

LMO Sections 16-4-209 and 16-4-217. 

G. Community Park: That certain approximately 5.11 (including the 

.14 acre gore resulting from the reconfiguration of Shelter Cove 

Lane ) acre parcel of land fronting on Broad Creek originally being 

part of the Mall Tract being exchanged to the Town as shown on 

the Concept Plan. 

H. Comprehensive Plan: The Comprehensive Plan for the Town of 

Hilton Head Island dated May 4, 2010, as amended, including 

other adopted supplements, referred to in LMO Chapter 1, Article 

II. 

I. Concept Plan: That certain Conceptual Master Plan of Shelter 

Cove Mall Redevelopment dated May 18, 2012, prepared by Wood 

& Partners, LLC, and any other exhibits attached hereto and 

marked Exhibit “B”. 

J. Developer:  Shelter Cove Towne Center, LLC, a South Carolina 

limited liability company referred to herein from time to time as 

SCTC, its successors or assigns. 
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K. Easement: An interest in land of another that entitles the holder to 

a specified limited use. 

L. Effective Date: The later of (i) the date of final approval and 

enactment of an ordinance approving the Rezoning Application by 

the Town Council of the Town, and (ii) the date of final approval 

and enactment of an ordinance approving this Agreement by the 

Town Council of the Town. 

M. Exchange Parcel:  An approximately 4.9 acre parcel owned by the 

Town fronting Broad Creek and lying to the northeast of the Mall 

Tract to be exchanged to the Developer for the Community Park as 

more fully shown on that certain plat entitled “Boundary 

Reconfiguration of 4.90 Acres, New Multi-Family Parcel, Shelter 

Cove Lane, A Portion of Shelter Cove Community Park”, prepared 

by Surveying Consultants dated the 12th day of June, 2012, and 

attached hereto as Exhibit “G". 

N. Gross Floor Area: The area within the inside perimeter of the 

exterior walls with no deduction for corridors, stairs, closets, 

thickness of walls, columns or other features, exclusive of areas 

open and unobstructed to the sky and the public restrooms and 

1,000 square foot storage area serving the Community Park, to be 

provided by SCTC. 

O. Impact Fees: Fees paid, either to the Town (“Town Impact Fees”) 

or to Beaufort County, South Carolina (“County Impact Fees”) by 

SCTC in connection with new development and intended to be 

proportional to the impact that the new development will have on 

the types of facilities for which the fees are charged.  The Town 

Impact Fees are more fully described in LMO Chapter 5, Article 

XVIII.  Except as otherwise provided for in the LMO, Impact Fees 

are in addition to any other requirements, taxes, fees, or 

assessments imposed by the Town or County on new development 

or on the issuance of building permits or certificates of occupancy, 
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or which are imposed on and due against property within the 

jurisdiction of the Town or County. 

P. Land Development Regulations: Ordinance Number  , 

attached hereto as Exhibit “D”, of the Town of Hilton Head Island, 

including but not limited to (a) this Development Agreement, (b) 

the Conceptual Master Plan of Shelter Cove Mall Redevelopment 

dated May 18, 2012, prepared by Wood & Partners, LLC, (c) the 

Shelter Cove Mall Redevelopment Conceptual Land Use Plan 

dated May 18, 2012, prepared by Wood & Partners, LLC, (d) the 

Zoning Map Amendment, (e) Modifications to the Town of Hilton 

Head Island Land Management Ordinance (applicable only to the 

Shelter Cove Mall Tract), (f) the Town of Hilton Head Island 

LMO, as currently in effect, (g) proposed Ordinance No. 2012-19 

relative to the Zoning Map Amendment entitled “An Ordinance to 

Amend Title 16 of the Municipal Code of the Town of Hilton Head 

Island, South Carolina, by Amending Section 16-4-102, The 

Official Zoning Map and The Palmetto Dunes Resort Master Plan 

With Respect to the Certain Parcels Identified as Parcel 26, on 

Beaufort County Tax Map #12B, and a 9.3 Acre Portion of Parcel 

12 on Beaufort County Tax Map #12C, within the Palmetto Dunes 

Resort Master Plan Under the PD-1 Planned Development Mixed 

Use District, to Amend the Uses and Associated Density for Parcel 

26, Tax Map #12B to 295,000 Square Feet of Commercial Uses, 

Excluding Uses Listed in LMO 16-4-209, But Permitting Liquor 

Store and Gas Sales, Community Park and 76 Multi-Family 

Dwelling Units; and the Portion of Parcel 12, Tax Map #12C to 

134 Multi-Family Dwelling Units and Community Park; and 

Providing for Severability and an Effective Date”, and (except as 

otherwise provided herein) (h) any other Ordinances and/or 

Regulations enacted by the Town specifically and exclusively 

pertaining to the regulation of any aspect of the redevelopment of 
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the Mall Tract as approved by the Administrator or other LMO 

Official under the applicable provisions of the LMO, and (i) 

Declaration of Covenants, Conditions and Restrictions Running 

With Certain Land of Greenwood Development Corporation in 

Beaufort County, South Carolina, and Provisions For Membership 

in the Shelter Cove Harbour Company, Inc., a South Carolina Non-

Profit Corporation, recorded in the Office of the Register of Deeds 

for Beaufort County, South Carolina, in Book 342 at Page 1726, as 

amended.   

Q. LMO: The Land Management Ordinance of the Town, Title 16 of 

the Municipal Code of the Town, as amended and attached hereto 

as Exhibit “D”. 

R. Mall Facility/Facilities:  The Mall at Shelter Cove. 

S. Mall Tract: Those certain parcels of land originally containing 

approximately 41.85 acres, as shown on Exhibit “F”, located 

within the Town of Hilton Head Island, which includes the 

Exchange Parcel containing 4.90 acres, the revised Multi-Family 

Parcel containing 4.62 acres as shown on Exhibit “F. 

T. Owner:  SCTC, its successors or assigns. 

U. Palmetto Dunes Resort Master Plan (including Shelter Cove): That 

certain Master Plan for Palmetto Dunes Resort dated February 10, 

1984, last revised on April 22, 1986, and stamped as approved by 

the Town on May 7, 1986, and the accompanying text, as 

amended. 

V. Parking Agreement:  That certain Parking License Agreement 

dated November 8, 2001 by and between the Town and PVI 

Shelter Cove Limited Partnership, its successors and assigns. 

W. Park Improvement Plan:  That certain Plan to be entered into 

between the Town and SCTC within sixty (60) days following the 

Effective Date of this Agreement and the Zoning Map Amendment 

(which time period can be extended as deemed necessary by both 
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the Town and SCTC) which will identify the elements and 

improvements to be placed on the Community Park.  

X. Park Management Plan.  That certain Plan to be entered into 

between the Town and SCTC within six (6) months following the 

Effective Date of this Agreement and the Zoning Map Amendment 

(which time period can be extended as deemed necessary by both 

the Town and SCTC) which shall provide, among other things, a 

process to avoid use conflicts of the Community Park between 

SCTC and the Town as hereinafter described.  

Y. Project.  The redevelopment that will occur within and upon the 

Mall at Shelter Cove Tract, including the Exchange Parcel, as 

exemplified in the Concept Plan. 

Z. Rezoning Application: That certain Zoning Map Amendment 

Application filed with the Town by SCTC on April 20, 2012 to 

amend the Master Plan. 

AA. Shelter Cove Towne Centre, LLC:  A South Carolina limited 

liability company, which owns the Mall at Shelter Cove. 

BB. Shopping Center: That certain shopping center commonly known 

as The Mall at Shelter Cove, located on the Mall Tract. 

CC. Third-Party Developer:  A developer developing portions of the 

Project that are not the Developer. 

DD. Town: The Town of Hilton Head Island, South Carolina. 

EE. Zoning Map Amendment.  The proposed Amendment to the 

current zoning designation of the Mall Tract, also referred to 

herein as “ZMA” or “ZMA120006”. 

IV. DEVELOPMENT RIGHTS. 

A. Density and Permitted Uses.  Subject to approval by the Town of 

ZMA120006, the Town agrees that permitted commercial density for the Mall Tract shall 

be measured in terms of Gross Floor Area of Mall Facilities totaling 295,000 square feet, 

of which no more than 1,500 square feet can be used for up to ten (10) kiosks; 210 multi-

family residential units; an approximately 5.11 acre Community Park (to be owned by the 
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Town pursuant to a land swap as hereinafter described); and additional uses on the 

Property of  gas sales, which may include not more than 200 square feet of incidental 

merchandise; liquor sales; and the right to develop Outparcels I and C.   

 B. Land Subject to Agreement.  The real property which is the subject of this 

Agreement is described as: 

  (i) a legal description of the real property is set forth in Exhibit “E” and 

“E-1”. 

 The real property will ultimately consist of approximately 41.85 acres (including 

the Community Park) after adjustment to Exhibit “F” for realignment of Shelter Cove 

Lane and addition of the Exchange Parcel pursuant to Section III(S) above.    

 C. Land Swap.  The Town and SCTC recognize that a Community Park is 

desirable, needed and appropriate to be owned by and serve the Town.  The location 

provides ample parking and desirable vistas on the edge of Broad Creek connecting with 

and becoming an integral link to the Town’s proposed Chaplin Park Linear Trail 

providing a location for walking, entertainment, educational activities, picnicking, and 

non-organized sports activities and playground areas, resulting from the relocation of 

Shelter Cove Lane.  The creation of a Town-owned Community Park in this location is 

also consistent with the terms and conditions of the Broad Creek Management Plan.  The 

Community Park is shown on the Concept Plan and more fully shown and described on 

that certain plat thereof entitled “Boundary Reconfiguration of Shelter Cove Mall Area, a 

Section of Shelter Cove“ dated July 5, 2012, prepared by Surveying Consultants, and 

identified on said Plat as “New Parcel To Be Conveyed By Shelter Cove Towne Centre, 

LLC, to Town of Hilton Head Island For Use As A Community Park” and that certain .14 

acre parcel identified as “Area A-4, Old 60-foot Right-of-Way of Shelter Cove Lane”, a 

copy of which is attached hereto and marked as Exhibit “F”.   

As hereinabove more fully described, in addition to the conveyance of the 

Community Park to the Town, it is contemplated that the Town will also obtain, to be 

added to and included within the Community Park site, an approximately .14 acre parcel 

lying and being within the multi-family parcel being rezoned by the Town of Hilton Head 

Island at the intersection of Mall Boulevard and Shelter Cove Lane, consisting of a 

portion of the roadbed of Shelter Cove Lane in its original configuration as more fully 
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shown on Exhibit “F” attached hereto.  In exchange, the Town has agreed to convey to 

SCTC, to become a part of the Mall Tract, a 4.90 acre tract (“Exchange Parcel”) lying on 

Broad Creek and adjacent to the northeastern boundary line of the existing Mall Tract as 

shown on the Concept Plan and as more fully shown and described on that certain plat 

thereof entitled “Boundary Reconfiguration, 4.90 Acres, New Multi-Family Parcel, 

Shelter Cove Lane, A Portion of Shelter Cove Community Park“, prepared by Surveying 

Consultants, dated the 12th day of June, 2012, said parcel identified on this plat as “New 

Multi-Family Parcel To Be Conveyed to Shelter Cove Towne Centre, LLC, 4.90 acres”, a 

copy of which is attached hereto and marked Exhibit “G”.  The Exchange Parcel shall be 

used to construct up to 134 multi-family dwelling units and related recreation and club 

facilities as shown on the Concept Plan and in accordance with Ordinance Number  

  . 

Within sixty (60) days of the Effective Date, the parties will enter into a Park 

Improvement Plan, which shall contain all elements of the Park.  Subsequently, the 

parties will exchange the ownership of the Exchange Parcel and the Community Park in 

accordance with the Park Improvement Plan and/or upon completion of the construction 

of the elements of the Park defined in the Park Improvement Plan landward of the OCRM 

Critical Line, and the issuance of a Certificate of Compliance for the Community Park for 

all of the elements of the Park landward of the OCRM Critical Line, to the satisfaction of 

the Town, through the execution, delivery, and recording of the deeds attached hereto as 

Exhibit “H”.   

 D. Applicable Land Use Regulations.  

(i) Applicable Laws and Land Development Regulations.  Except as 

otherwise provided by this Agreement or by Section 6-31-10, et seq., the laws 

applicable to the development of the real property subject to this Agreement are 

contained by reference in Ordinance No.       of the Town of Hilton Head Island, 

including but not limited to (a) this Development Agreement, (b) the Conceptual 

Master Plan of Shelter Cove Mall Redevelopment dated May 18, 2012, prepared 

by Wood & Partners, LLC, (c) the Shelter Cove Mall Redevelopment Conceptual 

Land Use Plan dated May 18, 2012, prepared by Wood & Partners, LLC, (d) the 

Zoning Map Amendment, (e) Modifications to the Town of Hilton Head Island 
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Land Management Ordinance (applicable only to the Shelter Cove Mall Tract), (f)  

the Town of Hilton Head Island LMO, as currently in effect, (g) proposed 

Ordinance No. 2012-19 relative to the Zoning Map Amendment entitled “An 

Ordinance to Amend Title 16 of the Municipal Code of the Town of Hilton Head 

Island, South Carolina, by Amending Section 16-4-102, The Official Zoning Map 

and The Palmetto Dunes Resort Master Plan With Respect to the Certain Parcels 

Identified as Parcel 26, on Beaufort County Tax Map #12B, and a 9.3 Acre 

Portion of Parcel 12 on Beaufort County Tax Map #12C, within the Palmetto 

Dunes Resort Master Plan Under the PD-1 Planned Development Mixed Use 

District, to Amend the Uses and Associated Density for Parcel 26, Tax Map #12B 

to 295,000 Square Feet of Commercial Uses, Excluding Uses Listed in LMO 16-

4-209, But Permitting Liquor Store and Gas Sales, Community Park and 76 

Multi-Family Dwelling Units; and the Portion of Parcel 12, Tax Map #12C to 134 

Multi-Family Dwelling Units and Community Park; and Providing for 

Severability and an Effective Date”, (h) any other Ordinances and/or Regulations 

enacted by the Town specifically and exclusively pertaining to the regulation of 

any aspect of the redevelopment of the Mall Tract as approved by the 

Administrator or other LMO Official under the applicable provisions of the LMO, 

provided however, the Town may apply later enacted laws to the real property 

relating to the development applications, submittals and reviews, so long as such 

laws apply Town-wide, and (i) Declaration of Covenants, Conditions and 

Restrictions Running With Certain Land of Greenwood Development Corporation 

in Beaufort County, South Carolina, and Provisions For Membership in the   

Company, a South Carolina Non-Profit Corporation, recorded in the Office of the 

Register of Deeds for Beaufort County, South Carolina, in Book 342 at Page 

1726, as amended.  The Town shall not apply subsequently adopted laws to the 

Mall Tract or the Project unless the Town has held a public hearing and has 

determined:  

a. the proposed, subsequent laws are not in conflict with Ordinance 
No.    or the Land Development Regulations governing 
the Agreement and do not prevent the Development set forth in this 
Agreement;  
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b. the proposed, subsequent laws are essential to the public health, 
safety, or welfare and the proposed, subsequent laws expressly state that 
they apply to a development that is subject to a development agreement;  

c. the proposed, subsequent laws are specifically anticipated  and 
provided for in this Agreement;  

d. the Town demonstrates that substantial changes have occurred in 
pertinent conditions existing at the time of approval of this Agreement, 
which changes, if not addressed by the Town, would pose a serious threat 
to the public health, safety or welfare; or  

e. this Agreement is based on substantially and materially 
inaccurate information supplied by SCTC.  Nothing herein shall preclude 
SCTC from agreeing, on a case by case basis, to abide by such new laws, 
regulations, or ordinances subsequently passed by the Town which it, in 
its sole discretion, deems appropriate; and in such case the laws, 
regulations, or ordinances, so agreed by SCTC shall become part of the 
Land Development Regulations.  
 

(ii)  Vesting Rights.  Subject to the provisions of sub-paragraph D(i) 

above, all rights, entitlements and prerogatives accorded to SCTC by this 

Agreement shall immediately constitute vested rights for the redevelopment of the 

Mall Tract, including the Exchange Parcel. 

Paragraph IV (D) of this Agreement does not abrogate any rights either 

preserved by S.C. Code Section 6-31-40 or that may have been vested pursuant to 

common law and otherwise in the absence of a development agreement. 

(iii)  Building Codes and Laws Other Than Land Use Regulations.  SCTC, 

notwithstanding any provision which may be construed to the contrary in this 

Agreement, must comply with any current or subsequently adopted building, 

housing, electrical, mechanical, and plumbing, gas or other standard codes 

adopted by the Town or other governmental entity, as authorized by Chapter 9 of 

Title 6 of the South Carolina Code.  This Agreement shall not be construed to 

supersede or contravene the requirements of any building, housing, electrical, 

mechanical, plumbing, gas or other standard codes subsequently adopted by the 

Town or other governmental entity, as authorized by Chapter 9 of Title 6 of the 

South Carolina Code.   The provisions of this Agreement are not intended, nor 

should they be construed in any way, to alter or amend in any way the rights, 

duties and privileges of the Town to exercise governmental powers and pass laws 
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not applicable to redevelopment of the Mall Tract including, but not limited to, 

police power measures of general application, the power of eminent domain and 

the power to levy and collect taxes; provided, however that laws applicable to the 

Development of the real property shall be subject to Section IV(D). 

(iv) Local Development Permits and Other Permits Needed.  The parties 

anticipate that the following local Development Permits and other regulatory 

permits will be needed to complete the development of the Project: 

(a). Zoning Map Amendment, plat approvals (preliminary, 

conditional or final), roads, drainage construction plan approvals, building 

permits, certificates of occupancy, water and/or sewer development 

contracts, and utility construction and operating permits, as well as 

approval by various entities under the LMO, including but not limited to 

the Development Plan Review process and the Design Review Board. 

(b). The failure of this Agreement to address a particular permit, 

condition, term or restriction does not relieve SCTC of the necessity of 

complying with the law governing permit requirement, conditions, terms 

or restrictions. 

V.  INFRASTRUCTURE COSTS. 

 The Town and SCTC recognize that the preponderance of the direct costs 

associated with the implementation of this Development Agreement will be borne by 

SCTC, and certain specific other necessary services and improvements will be provided 

by separate governmental or quasi-governmental entities, and not by the Town, except as 

hereinafter set forth.  For clarification, the parties make specific notes of the following: 

 A. Facilities and Services.  Although the nature of this project prevents SCTC 

from providing exact completion dates, the general phases and approximate timing of 

construction and development are set forth in Exhibit “I” attached hereto and 

incorporated herein by reference.  SCTC certifies that the services and facilities will be in 

place at the time provided herein, and as to road, sewer, and water infrastructure, at the 

time commercial facilities or multi-family dwelling units are offered for occupancy to the 

public.  It is understood that SCTC will be required to comply with all requirements of 

the LMO and Town Municipal Code to obtain a Certificate of Compliance (“COC”) 
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and/or Certificate of Occupancy (“CO”) and that any occupancy of the units prior to 

receipt of said COC or CO shall be deemed a violation of the LMO, Municipal Code, and 

this Agreement.  Subject to compliance with applicable laws and all provisions of this 

Agreement, the Town hereby authorizes SCTC, on its own or through its affiliated 

companies, to install the facilities.  Notwithstanding any provision herein to the contrary, 

SCTC hereby assures the Town that adequate facilities shall be available concurrent with 

the phase of development. 

 B. Shelter Cove Lane Relocation.  Shelter Cove Lane, as presently depicted 

on Exhibit “A“, is an existing private road owned and maintained by Shelter Cove 

Harbour Company, Inc., a private, non-profit property owners association of which 

SCTC is a member.  In order to provide for the Community Park, as hereinabove 

described, and with the consent of the Shelter Cove Harbour Company, Inc., SCTC 

intends to relocate Shelter Cove Lane in conformity with the Concept Plan at its sole cost 

and expense and to be responsible for all costs associated with the creation, installation 

and design of the on-street parking, including all landscaping, all as shown in the Concept 

Plan for that portion of Shelter Cove Lane between the entrance to the Newport 

Community and the currently existing Veterans’ Memorial   All on-street parking shall 

remain public and shall be constructed with pervious material, such as pervious pavers, 

pervious concrete, or other material approved by the Administrator and Shelter Cove 

Harbour Company, Inc.  Parcel B-4 as shown on Exhibit “F” shall be conveyed by the 

Town to the Shelter Cove Harbour Company, Inc., or its designee for on-street parking. 

The Town, at its option, may choose to build additional on-street parking along 

Shelter Cove Lane northeast of its intersection with Mall Boulevard as indicated on the 

Concept Plan, but is under no obligation to do so.  The roadbed of the original Shelter 

Cove Lane that is shown on Exhibit “F“ in its current configuration shall be abandoned 

by the Shelter Cove Harbour Company, Inc., its current owner, and quit-claimed to 

SCTC, in exchange for a quit-claim deed for the right-of-way of the reconfigured Shelter 

Cove Lane as shown on the Concept Plan and Exhibit “F”.  At the discretion of the 

Town, upon the exchange of right-of-way as set forth above, Shelter Cove Harbour 

Company, Inc. shall enter into a Maintenance Agreement for the right-of-way of Shelter 

Cove Lane (from the southwestern terminus of Shelter Cove Lane with Hwy. 278 to the 



July 31, 2012 – 4:20 p.m. 

 15 

northern terminus of Shelter Cove Lane with Hwy. 278), with the Town and the Town 

shall assume all maintenance responsibility for the same with the consent of Shelter Cove 

Harbour Company, Inc..   

 C. Development of Outparcels I and C.  SCTC recognizes and acknowledges 

that previous amendments to the Palmetto Dunes Resort Master Plan of Parcels I and C, 

as shown on the Concept Plan, prohibited any development on the property.  The Concept 

Plan contemplates the utilization by SCTC for development on these parcels and 

mutually agrees that an Order of Settlement pursuant to Civil Action No.: 91-CP-07-1071 

dated the 30th day of March, 1992, placed conditions on the development of these parcels 

and subsequently a Declaration of Covenants and Restrictions provided limited 

development on the aforementioned parcels (“Restrictions”).  The Restrictions provided 

that the Declarant, Owner and Town of Hilton Head Island, South Carolina, would have 

the right to enforce each and all of the Restrictions, Conditions and Covenants imposed 

by the Declaration by any proceeding in law or in equity.  Further, the restrictions 

provided, among other things, that the Restrictions would inure to the benefit of and be 

enforceable by the Declarant, Owner and Town of Hilton Head Island, South Carolina, 

for a period of twenty (20) years and for automatic terms of twenty (20) years thereafter.  

Accordingly, the Town has found and SCTC agrees that it is in the best interest of the 

parties to extinguish the Restrictions and allow the development contemplated herein and 

each party agrees to execute appropriate restriction extinguishments on Outparcels I and 

C.  In addition to the above, subject to the approval of the Town and the extinguishment 

of any restrictions prohibiting such, SCTC shall be permitted to locate signage in 

accordance with the applicable sign ordinances of the LMO on Outparcel II as shown on 

Exhibit “J”.      

 D. Community Park Improvements and Maintenance.  It has been agreed 

between the Town and SCTC that the Community Park will create a benefit to both 

parties hereto and accordingly SCTC and the Town have agreed to evenly divide the 

costs to construct the Community Park subject to obtaining the necessary permits from 

the various state and local agencies.  Subject to Section IV(C) above, and the provisions 

of the Park Improvement Plan, SCTC shall administer the design, permitting and 

construction of the Community Park in conjunction with the Town, in accordance with 
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the agreement to evenly divide the costs with the Town.  The Town shall be responsible 

for securing the necessary permits to allow for the construction of any proposed pier, 

bulkhead, or boardwalk exemplified on the Concept Plan and for the Town Trail as 

exemplified on the Concept Plan identified as a Public Waterfront Promenade that will 

become a part of the proposed Chaplin Park Linear Trail System meandering throughout 

the edge of the Exchange Parcel and the Community Park immediately adjacent to Broad 

Creek.  In accordance with Section IV(C) above, the Town and SCTC agree to enter into 

the Park Improvement Plan sixty (60) days following the Effective Date hereof outlining 

the improvements to be made to the Community Park, not to exceed $4.5 Million in cost, 

and the parties agree to evenly divide the total expense associated therewith.  In the event 

that the cost to improve the Park exceeds the $4.5 Million maximum, the Town will be 

responsible for payment of any excess amount.  In the event that the cost to improve the 

Park does not reach the $4.5 Million maximum, the parties will evenly share the cost 

savings and any difference realized by SCTC may be utilized for other improvements to 

be made on the Mall Tract.  At the discretion of the Town, any difference realized by the 

Town may be utilized for the relocation of the Santee Cooper power line easement 

exemplified on the Conceptual Master Plan identified as “Relocated Power Easement”.  

The Park Management Plan shall also establish a system which will allow both parties 

hereto to utilize the Community Park for special events to avoid any conflicts of use and 

shall provide that upon completion of the improvements to the Community Park, the 

Town shall assume responsibility for its maintenance, including all of the amenities or 

facilities placed thereon.  The Town shall own and maintain the Community Park but 

shall have the right to convey the Community Park to any other political subdivision of 

South Carolina or private, not-for-profit entity mutually agreed upon by SCTC subject to 

the Park Improvement Plan. 

 E. Relocation of Santee Cooper Power Line Easement.  SCTC and the Town 

have mutually agreed that the current location of the 100-foot power line easement 

owned by Santee Cooper Cooperative within the Community Park as currently shown on 

Exhibit “A” will impair the ability for the enjoyment and use of the Community Park by 

the general public.  Accordingly, SCTC shall use best efforts to relocate the power line 

easement within an easement not to exceed a 100-foot wide right-of-way designated as 
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“Relocated Power Easement” on the Concept Master Plan and the Town and SCTC have 

agreed that the only impact to Specimen Trees as defined in LMO Section 16-6-408 shall 

be that considered necessary by a utility company pursuant to LMO Section 16-3-402(3).  

The relocation of the Santee Cooper power line easement shall be at the sole cost and 

expense of SCTC.  The relocation of the power line easement as set forth above shall be 

consistent with those certain recommendations from Santee Cooper Cooperative entitled 

“Shelter Cove Project Recommendations”, a copy of which is attached hereto and marked 

Exhibit “K”. 

 F. Road and Transportation Improvements.  In the event the Traffic Study or 

other unforeseen circumstances resulting from road and transportation improvements 

impact specimen trees as defined in LMO Section 16-6-408, the impact of such 

improvements shall be exempt from the specimen trees requirements as provided for in 

the LMO. 

 G. Additional Infrastructure.  SCTC has agreed to accommodate the needs of 

the Town’s visitors to the Community Park and to those utilizing the Mall Facilities to 

construct publicly accessible restrooms on the Mall Tract in a location convenient to the 

commercial center and Community Park.  Additionally, SCTC shall provide covered 

storage space of approximately 1,000 square feet for storage of Community Park 

equipment as part of the Mall Tract in a location adjacent to Shelter Cove Lane as shown 

on the Concept Plan.  SCTC shall also be responsible for the construction of all of the 

pathways shown on the Concept Plan that are not located within the Community Park and 

the remaining Town-owned portion of the Shelter Cove Community Park (not included 

within the Exchange Parcel), to provide public access easements over all such pathways 

to provide for the use and enjoyment of same by the general public.  The Town and 

SCTC agree to evenly split all County Impact Fees such that SCTC will receive credit to 

be applied to the Community Park or the parties will agree on a mechanism to act as a 

credit for SCTC.  The storage for Community Park equipment and the public restrooms 

shall not be a deduction of the commercial density of 295,000 square feet.  SCTC may 

enter into a Maintenance Agreement with the Town for the pathways used for public 

purposes located within the Mall Tract, and the Town shall assume all maintenance 

responsibility for same at its discretion.  
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H. Public Roads.  William Hilton Parkway is an existing public road adjacent 

to the Mall Tract, which is under the jurisdiction of the South Carolina Department of 

Transportation.  The Town will not be responsible for construction or maintenance of 

William Hilton Parkway or any other public roads adjacent to or within the Mall Tract; 

provided, however, the Town agrees to cooperate and support a new corridor 

entranceway into the Mall Tract from William Hilton Parkway to the Community Park 

with a “right-in, right-out” turn into William Hilton Parkway for the purposes of 

providing additional access to the Community Park and the Mall Tract and allowing a 

public corridor of view through the Mall Tract to Broad Creek furthering the objective of 

opening up the Mall Tract to allow additional vistas  to Broad Creek and the surrounding 

marshes as exemplified on the Concept Master Plan.  The additional ingress and egress 

into the Mall Tract shall be built in accordance with all S.C. Department of 

Transportation standards, including acceleration and deceleration lanes.  The Town and 

SCTC agree that there will not be a median cut across from the new corridor entranceway 

into the Mall Tract. 

 I. Potable Water.  Potable water currently is, and will continue to be, 

supplied to the Mall Tract by the Broad Creek Public Service District pursuant to its 

availability letter attached hereto and marked Exhibit “L”.  SCTC will construct or cause 

to be constructed all necessary potable water service infrastructure within the Mall Tract 

which is required as part of the future development and modification of the commercial 

area and multi-family dwelling units, which will be maintained by Broad Creek Public 

Service District.  The Town will not be responsible for any construction or maintenance 

of potable water service infrastructure serving, or the treatment of potable water supplied 

to the Mall Tract.  The Town agrees to use best efforts to assist in obtaining easements 

across properties not owned by SCTC and relocating easements as necessary in order to 

facilitate timely connection to the Broad Creek Public Service District service lines and 

facilities. 

 J. Sanitary Sewer Collection.  Sanitary sewer treatment and disposal 

currently is, and will continue to be, provided to the Mall Facilities and the multi-family 

dwelling units by Broad Creek Public Service District pursuant to its availability letter 

attached hereto and marked Exhibit “L”. SCTC will construct or cause to be constructed 
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all necessary sanitary sewer collection infrastructure within the Mall Tract which is 

required as part of the redevelopment and modification of the Mall Tract, which will be 

maintained by Broad Creek Public Service District. The Town will not be responsible for 

any construction or maintenance of sanitary sewer service disposal infrastructure serving, 

or the treatment of sanitary sewer generated by, the Mall Tract.  The Town agrees to use 

best efforts to assist in obtaining easements across properties not owned by SCTC and 

relocating easements as necessary in order to facilitate timely connection to the Broad 

Creek Public Service District service line and facilities. 

 K. Drainage System and Stormwater Master Plan.  The redevelopment of 

Shelter Cove Mall and associated surrounding properties will include the design and 

implementation of a new Stormwater Master Plan, the elements of which must be fully 

compliant with the LMO and/or otherwise approved by the Town.  The Master Plan will 

propose modifications to the existing stormwater infrastructure to meet the stormwater 

standards in the Town of Hilton Head Island’s Land Management Ordinance.  The Town 

agrees to use best efforts to assist in approving and implementing the Master Plan. 

Notwithstanding US Army Corps of Engineers (USACE) and OCRM 

determinations, the three (3) existing stormwater management ponds within the Shelter 

Cove Mall area shall be treated as stormwater management facilities and shall not be 

considered tidal or freshwater wetlands for the purposes of application of the Town of 

Hilton Head Island LMO.  The ponds remain subject to all requirements of USACE and 

OCRM. 

Since modifications will be made to the three (3) existing stormwater 

management ponds within the Shelter Cove Mall area that will significantly improve 

stormwater management for water quality improvement by providing for first-flush 

retention with 48-hour drawdown, no prior or additional filtration on site will be required.  

Best efforts will be made to incorporate prior or additional on-site treatment where 

practical. 

L. Solid Waste.  All solid waste collection services within the Mall Tract 

currently are, and will continue to be, supplied under private contract by SCTC. The 

Town will not be responsible for solid waste collection services within the Mall Tract, 

with the exception of the Community Park. 
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M. Other Utility Services.  All other utility services, including telephone and 

electric, currently are, and will continue to be, supplied directly to the Mall Tract by the 

applicable utility companies pursuant to the availability letters attached hereto and 

marked Exhibits “L-1”, “L-2” and “L-3”.  SCTC will construct or cause to be constructed 

all other necessary utility service infrastructure which is required as part of the future 

development and modification of the Mall Tract.  The Town will not be responsible for 

any construction or maintenance of such utility services infrastructure serving, or the 

providing of any utility services to, the Mall Tract. 

N. Impact Fees.   

i) Town Impact Fees.  Town Impact fees shall be applicable to the multi-

family dwelling units in accordance with Chapter 5, Article XVIII of the LMO 

including any and all available offsets and all other provisions contained therein.  

Due to the public/private nature of the Project, specifically including the 

Community Park, all Town Impact Fees received by the Town as a result of the 

redevelopment of the Mall Tract may be applied by the Town to the public 

roadway modification, including the multi-purpose pathway adjacent to William 

Hilton Parkway as shown on the Concept Plan, and further including any public 

improvements required at the entrances off William Hilton Parkway onto the 

through road currently identified as Mall Boulevard on the Concept Plan but 

recognizing that such street name must be approved by the Planning Commission 

of the Town. 

ii) County Impact Fees.  The Town and SCTC agree to evenly split all 

County Park Impact Fees, such that SCTC will receive credit to be applied to the 

Community Park or the parties will agree on a mechanism to act as a credit for 

SCTC. 

O. Establishment of Special Districts.  The Town agrees that it will 

reasonably cooperate with SCTC to attempt to identify alternative funding mechanisms to 

assist in the timely implementation of the above-referenced infrastructure, services, and 

Community Park Improvements described herein.  SCTC shall be responsible for the 

initial cost of the public infrastructure but will work with the Town, at the Town’s 
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discretion, for the establishment of a district which may allow all or a portion of cost 

reimbursement to SCTC of the public infrastructure developed by SCTC. 

P. Open Space and Pervious Area Requirements.  All parks and other public 

facilities conveyed to the Town or retained by SCTC shall be deemed Open Space in 

accordance with the terms of the LMO.  It is mutually agreed between the Town and 

SCTC that the Community Park and the remaining portions of the Shelter Cove 

Community Park being rezoned by the Town not included within the boundaries of the 

Exchange Parcel shall be counted in calculating any open space and pervious area 

requirements that may be required in the redevelopment of the Mall Tract. 

VI. SPECIFIC CONDITIONS OF FURTHER REDEVELOPMENT OF THE 

MALL TRACT. 

In further consideration for the commitments made to SCTC by the Town under 

this Agreement, SCTC agrees to the following specific conditions regarding further 

development and modification of the Mall Tract.  The conditions which follow are in 

addition to the commitments made elsewhere herein by SCTC, and under this 

Agreement: 

A. Community Park Site.  Both the Town and SCTC recognize 

that a Community Park is desirable, needed and appropriate to serve the Town of Hilton 

Head Island community in a location that provides ample parking, desirable vistas on the 

edge of Broad Creek connecting with and becoming an integral open space link to the 

Town’s proposed Chaplin Park Linear Trail in order to provide a location for walking, 

cultural, entertainment and educational activities, picnicking, non-organized sports 

activities, and playground areas.  The Community Park may be used by SCTC for any of 

the permitted uses described in the Park Improvement Plan provided such activities do 

not interfere with any of the Town’s designated uses and prearranged times.  SCTC shall 

convey to the Town the 5.11 acre Community Park in exchange for an approximately 

4.90 acre parcel within Shelter Cove Community Park owned by the Town, generally to 

the east of the Community Park, all as more clearly shown on Exhibits “F” and “G” 

attached hereto.  The Town shall own (in accordance with the Park Improvement Plan) 

and maintain the Community Park but shall have the right to convey the site to another 

political subdivision of South Carolina or private not-for-profit entity mutually agreed 
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upon by SCTC and the Town (the “Park Organization”), subject to mutually agreed upon 

covenants and restrictions.  The Town or the Park Organization agrees to maintain the 

Community Park upon conveyance to a level mutually agreed upon by SCTC and the 

Town.  Subject to IV(C) above, conveyance of the Community Park shall occur upon the 

completion of the Community Park improvements.   It is mutually agreed between the 

Town and SCTC that the Community Park shall be counted in calculating any open space 

requirement of the LMO within the Mall Tract. 

B. Shelter Cove Lane.  As exemplified on the Concept Plan, SCTC proposes 

to reconfigure Shelter Cove Lane in order to allow the creation of a new waterfront 

Community Park paralleling Broad Creek.  The public functions that will occur on the 

Community Park anticipate large numbers of individuals and cars utilizing all of the 

Mall’s parking facilities and therefore the Town and SCTC agree that on-street parking 

will be provided for and that the right-of-way of the reconfigured Shelter Cove Lane, 

denoted as “Area B-1” on Exhibit “F” shall have an 80-foot right-of-way to allow for 

such on-street parking and the anticipated pedestrian crosswalks at the most appropriate 

locations.  The Town agrees, to the extent necessary, to obtain title to the existing 

roadbed of the original Shelter Cove Lane shown on Exhibit “F“, whether through its 

powers of eminent domain or otherwise, and that portion of the original Shelter Cove 

Lane roadbed that is southwest of the 4.82 acre multi-family to the Veterans’ Memorial 

as shown on Exhibit ”F” and on the Concept Master Plan.     

C. Buffers and Setbacks within the Mall Tract.  SCTC agrees to maintain at 

all times an adjacent use buffer in accordance with LMO Section 16-5-904 (as amended) 

adjacent to the Newport Community, the Veterans’ Memorial, The Plaza at Shelter Cove 

Shopping Center, and William Hilton Parkway as shown on the Concept Plan.  The 

buffer along the Veterans’ Memorial shall be measured from the northeastern most line 

that designates the area rezoned by the Town of Hilton Head pursuant to Ordinance No.  

 .   In accordance with LMO Section 16-5-904, and as a result of the 

redevelopment scheme approved by the Town in the Zoning Map Amendment and in this 

Development Agreement, the standards for pervious area and open space within the Mall 

Tract shall be fully satisfied within the Mall Tract as a whole, including the Community 

Park, but do not have to be satisfied on a site-specific basis. 
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SCTC agrees to have an average 50-foot or greater setback between the Broad 

Creek marsh critical line and proposed multi-family buildings.  The overall design and 

landscaping of the public pathway between the multi-family dwelling units and Broad 

Creek shall be sufficiently designed and landscaped to provide users with a sense of 

separation from the multi-family dwelling units with an emphasis on trail-wide open 

space wide enough to accommodate emergency vehicles where necessary. 

D. Traffic Study.  SCTC has conducted a traffic study to determine the Level 

of Service at the lighted entranceway into the Mall Tract to determine the impact 

resulting from the modifications to the Mall Tract resulting from the Zoning Map 

Amendment.  This traffic study shall be agreed by the Town to be in lieu of the traffic 

study provided for under LMO Section 16-3-1301, et seq.   The traffic study of SCTC 

indicates the possibility of certain existing deficiencies at the entrances of Mall 

Boulevard and Shelter Cove Lane.  The correction of such deficiencies may be paid for 

by the Town at its discretion.  

E. Outside Dining.  As a result of the redevelopment of the Mall Tract and 

the emphasis placed on its reconfiguration toward Broad Creek, the parties agree that 

outside dining shall be permitted upon notification by SCTC to the Town and provided 

such outside dining does not interfere with ingress and egress to other commercial retail 

shops and establishments and does not block or encroach into any road right-of-way 

impacting pedestrian circulation on the Mall Tract. 

F. Park Edge.  In order to provide the users of the Community Park the 

benefit of its location on the edge of Broad Creek, the Town and SCTC agree to 

cooperate to allow selective clearing of the buffer adjacent to Broad Creek and to use best 

efforts through the use of additional fill and plant material, and the location of irrigation 

facilities to prevent stormwater drainage from the Community Park draining into Broad 

Creek to the degree feasible.  Additionally, SCTC and the Town shall utilize pervious 

surfaces wherever possible in walkways and pathways within wetland buffers. 

G. Pathway Easements.  SCTC agrees that all pathway easements shall 

include the right of the Town to utilize same for emergency vehicle entry, particularly 

behind the Exchange Parcel and other multi-family parcels, to ensure that emergency 

vehicles, including fire trucks, have access to all areas of the Mall Tract. 
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H. Acceptance of Facilities.  The facilities described in this section will be 

accepted by the Town upon tender by SCTC, provided the facilities are built in 

accordance with the specifications approved by the Town, and provided further that the 

facilities are in good condition and not subject to any monetary lien. 

I. Lighting.  Prior to applying for a Certificate of Compliance for the 

redevelopment of the Mall Tract as contemplated by this Agreement, SCTC will adhere 

to all applicable provisions of the LMO. 

J. Pedestrian Crossings.  Prior to applying for a Certificate of Compliance 

for the development and modification of the Mall Tract as contemplated by this 

Agreement, and upon approval by  Shelter Cove Harbour Company, Inc., SCTC will 

provide painted pedestrian crossings, pavers, or stamped crosswalks approved by the 

LMO Administrator on the relocated Shelter Cove Lane between the parking areas 

contemplated by this Agreement across Shelter Cove Lane for use by patrons of the Mall 

and visitors to the Community Park. 

K. Existing Parking Agreement.  Prior to applying for a Certificate of 

Compliance for the development and modification of the Mall Tract as contemplated by 

this Agreement, the Parking Agreement will be revised by the Town and SCTC to 

accurately reflect the shared parking on the Mall Tract. 

L. Parking Data.  In connection with an application to the Town for 

development plan review approval for the redevelopment of the Mall Tract pursuant to 

Ordinance No.    of the Town of Hilton Head Island, SCTC will provide 

developer submitted parking data to  comply with LMO Section 16-5-1209. 

M. Local Vendor Preference.  SCTC shall make good faith, commercially 

reasonable efforts to utilize the services of local vendors for all work connected with this 

Agreement, including but not limited to the design, permitting, construction and 

landscaping as may be necessary to implement the  re-development authorized by this 

Agreement on the Mall Tract. 

N. Covenants and Restrictions.  As evidenced in the Declarations of 

Covenants, Conditions and Restrictions as set forth in Exhibit “M” to this Agreement, the 

Community Park, the Exchange Parcel, and Parcel “C” as referenced on Exhibit “J” and 

any transfers of property within the re-developed Mall Tract categorized as multi-family 
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dwellings shall be subject to various covenants and restrictions, notably prohibitions on 

(1) converting apartments to condominiums, (2) rentals of apartments for less than twelve 

(12) months per lease, and (3) sub-letting of apartments by tenants. 

O. Donation of Right(s) of Way.  SCTC agrees to donate any and all property 

owned by SCTC to the Town which may be needed in connection with the correction of 

any deficiencies related to required improvements or reconstruction to the existing 

intersections providing access to the Mall Tract. 

VII. COMPLIANCE REVIEWS. 

 As long as SCTC owns any of the Mall Tract, SCTC, its successors or assigns, 

shall meet with the Town, or its designee, at least once per year during the Term to 

review development completed by SCTC in the prior year and the development 

anticipated to be commenced or completed by Developer in the ensuing year.  SCTC or 

its designee shall provide such information as may reasonably be requested, to include 

but not be limited to, the occupancy of the commercial areas of the Mall and the multi-

family dwelling units and any development rights transferred in the prior year and 

anticipated to be transferred in the ensuing year, if any.  SCTC or its designee shall be 

required to compile this information for the entire Mall Tract within a reasonable time 

after written request by the Town. 

VIII. TERMINATION AND ASSIGNMENT. 

 The Town shall have the right to unilaterally terminate this Agreement should 

development and modification of the Mall Tract, as contemplated by this Agreement, not 

be substantially complete within five (5) years of the Effective Date; provided, however, 

if any litigation or appeal is instituted by one or more third parties against the Town or 

SCTC, or both, regarding this Agreement, the Rezoning Application, or the development 

or modification of the Mall Tract, the Town and SCTC shall take such actions are 

permitted under 6-31-60(A)(2) of the Act to extend the termination date of this 

Agreement during the pendency of such litigation or appeal.  This Agreement may be 

assigned by SCTC to a good faith purchaser of the Mall Tract. 

IX. DEFAULT AND ENFORCEMENT. 

 The failure of the Owner, Developer or the Town to comply with the terms of this 

Agreement shall constitute a Default.  In the event such Default is not cured within sixty 
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(60) days after written notice from the non-defaulting party to the defaulting party (as 

such time period may be extended with regard to non-monetary breaches or a reasonable 

period of time based on the circumstances, provided such defaulting party commences to 

cure such Default within such sixty (60) day period and is proceeding diligently and 

expeditiously to complete such cure), the non-defaulting party shall be entitled to pursue 

all remedies available at law or equity, including but not limited to specific performance; 

provided however no termination of this Agreement may be declared by the Town absent 

its according the Developer the notice, hearing and opportunity to cure in accordance 

with the Act; and provided any such termination shall be limited to the portion of the 

Project in default, and provided further that nothing herein shall be deemed or construed 

to preclude the Town or its designee from issuing stop work orders or voiding permits 

issued for Development when such Development contravenes the provisions of the Land 

Development Regulations or this Agreement.  A Default of the Owner shall not constitute 

a Default by Third-Party Developers, and default by Third-Party Developers shall not 

constitute a default by the Owner.  The parties acknowledge that individual residents and 

owners of completed buildings within the Property shall not be obligated for the 

obligations of the Owner or developer set forth in this Agreement. 

X. NOTICES. 

 Any notice, demand, request, consent, approval or communication which a 

signatory party is required to or may give to another signatory party hereunder shall be in 

writing and shall be delivered or addressed to the other at the address below set forth or 

to such other address as such party may from time to time direct by written notice given 

in the manner herein prescribed, and such notice or communication shall be deemed to 

have been given or made when communicated by personal delivery or by independent 

courier service or by facsimile, or if by mail, on the fifth (5th) business day after deposit 

thereof in the United States Mail, postage pre-paid, registered or certified, addressed as 

hereinafter provided.  All notices, demands, requests, consents, approvals, or 

communications to the Town shall be addressed to the Town at: 

Stephen G. Riley 
Town Manager, Town of Hilton Head Island 
One Town Center Court 
Hilton Head Island, South Carolina 29928 
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With a copy to: 
Gregory M. Alford, Esquire 
Alford Wilkins & Coltrane, LLC 
P.O. Drawer 8008 
Hilton Head Island, South Carolina  29938 
 
and to the Owner at: 
 
Mark Senn 
President, Blanchard & Calhoun Commercial Corporation 
2743 Perimeter Parkway 
Building 200, Suite 370 
Augusta, Georgia  30909 
 
With a copy to: 
William W. Jones, Jr., Esquire 
Jones, Simpson & Newton 
P.O. Box 1938 
Bluffton, South Carolina 29910 
 
XI. ENTIRE AGREEMENT, AMENDMENT, MODIFICATION, 
GOVERNING LAW, PARTIES IN INTEREST. 
 
 This Agreement constitutes the entire agreement between the parties regarding the 

matters set forth herein.  No amendment or modification to this Agreement shall be 

effective unless reduced to writing, executed by both parties and approved by the Town 

Council of the Town.  This Agreement shall be interpreted pursuant to the laws of the 

State of South Carolina generally, and more specifically, pursuant to the Act.  If any 

provision of this Agreement shall be held by a court of competent jurisdiction after a final 

appeal to be illegal, unenforceable, or contrary to pubic policy, then such provision shall 

be stricken and the remaining provisions of this Agreement shall continue in full force 

and effect.  Nothing contained in this Agreement, express or implied, is intended or shall 

be construed to confer upon or give any person (other than the parties hereto, their 

successors and permitted assigns) any rights or remedies under or by reason of this 

Agreement, or any term, provision, condition, undertaking, warranty, representation, 

indemnity, covenant, or agreement contained herein.   

The Town will approve changes in the location of roads, buildings, recreational 

amenities, and other elements which may vary at the time of permit application when 
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more specific designs are available, provided the maximum densities and Land 

Development Regulations are followed. 

XII. GENERAL 

A. Subsequent Laws.  In the event state or federal laws or regulations are 

enacted after the execution of this Agreement or decisions are issued by a court of 

competent jurisdiction which prevent or preclude compliance with the Act or one or more 

provisions of this Agreement ("New Laws"), the provisions of this Agreement shall be 

modified or suspended as may be necessary to comply with such New Laws. Immediately 

after enactment of any such New Law, or court decision, a party designated by SCTC and 

other Third-Party Developer(s) (if any) and the Town shall meet and confer in good faith 

in order to agree upon such modification or suspension based on the effect such New 

Law would have on the purposes and intent of this Agreement. During the time that these 

parties are conferring on such modification or suspension or challenging the New Laws, 

the Town may take reasonable action to comply with such New Laws. Should these 

parties be unable to agree to a modification or suspension, either may petition a court of 

competent jurisdiction for an appropriate modification or suspension of this Agreement. 

In addition, SCTC, Third-Party Developers and the Town each shall have the right to 

challenge the New Law preventing compliance with the terms of this Agreement.  In the 

event that such challenge is successful, this Agreement shall remain unmodified and in 

full force and effect. 

 B. Estoppel Certificate.  The Town, SCTC or any Third-Party Developer 

may, at any time, and from time to time, deliver written notice to the other applicable 

party requesting such party to certify in writing: 

(i) that this Agreement is in full force and effect, 

  (ii)     that this Agreement has not been amended or modified, or if so 

amended, identifying the amendments, 

  (iii)      whether, to the knowledge of such party, the requesting party is in 

default or claimed default in the performance of its obligations under this 

Agreement, and, if so, describing the nature and amount, if any, of any such 

default or claimed default, and  
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  (iv) whether, to the knowledge of such party, any event has occurred or 

failed to occur which, with the passage of time or the giving of notice, or both, 

would  constitute a default and, if so, specifying each such event. 

 C. No Partnership or Joint Venture.  Nothing in this Agreement shall be 

deemed to create a partnership or joint venture between the Town, SCTC or any Third-

Party Developer or to render such party liable in any manner for the debts or obligations 

of another party. 

 D  Force Majeure.  No Party shall be liable for any failure to perform its 

obligations under this Agreement where such failure is as a result of Acts of God or 

nature (including fire, flood, earthquake, storm, hurricane or other natural disaster), 

orders of any kind of the government of the United States or the State of South Carolina 

or the courts thereof, war, invasion, act of foreign enemies, hostilities (whether war is 

declared or not), civil war, rebellion, revolution, insurrection, military or usurped power 

or confiscation, terrorist activities, nationalization, government sanction, blockage, 

embargo, labor dispute, strike, lockout or industrial disturbances, and no other Party will 

have a right to terminate this Agreement under Section IX (Default) in such 

circumstances.  Any Party asserting Force Majeure as an excuse for non-performance in 

whole or in part of its obligations under this Agreement shall have the burden of proving 

that reasonable steps were taken (under the circumstances) to minimize delay or damages 

caused by foreseeable events, that all non-excusable obligations were substantially 

fulfilled, and that the other Party was timely notified of the likelihood or actual 

occurrence which would justify such an assertion, so that other prudent precautions could 

be contemplated and implemented. 

 E. Exhibits.  All exhibits attached hereto and/or referred to in this Agreement 

are incorporated herein as though set forth in full. 

 F. Construction.  The parties agree that each party and its counsel have 

reviewed and revised this Agreement and that any rule of construction to the effect that 

ambiguities are to be resolved against the drafting party shall not apply in the 

interpretation of this Agreement or any amendments or exhibits hereto. 

 G. Governing Law. This Agreement shall be governed by the laws of the 

State of South Carolina. 
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 H. Counterparts. This Agreement may be executed in several counterparts, 

each of which shall be deemed an original, and such counterparts shall constitute but one 

and the same instrument. 

 I. Agreement to Cooperate.   In the event of any legal action instituted by a 

third party or other governmental entity or official challenging the validity of any 

provision of this Agreement, the parties hereby agree to cooperate in defending such 

action; provided, however, each party shall retain the right to pursue its own independent 

legal defense. 

 J. Eminent Domain.  Nothing contained in this Agreement shall limit, impair 

or restrict the Town’s right and power of eminent domain under the laws of the State of 

South Carolina. 

 K. No Third Party Beneficiaries.  The provisions of this Agreement may be 

enforced only by the Town, SCTC and Third-Party Developers.   No other persons shall 

have any rights hereunder. 

 L. Transfers of Interest.  Owner shall notify the Town, in writing, each time 

that it transfers any Development Rights hereunder to any other owner  or developer.  

Such information shall include the legal name of the acquiring owner or developer, the 

current address and the name of a contact person at that entity, the location and number 

of acres of property transferred, a description of the Development Rights transferred and 

the allocation of any rights or responsibilities arising under this Agreement transferred to 

the acquiring owner or developer.  The notification shall also include an updated 

Development Summary Schedule reflecting the transferred rights.  The entity acquiring 

Development Rights hereunder shall file with the Town an acknowledgment of this 

Agreement as well as a commitment to be bound by them, all in a form reasonably 

satisfactory to the Town of Hilton Head Island. 

 M. Agreements to Run with the Land.  This Agreement shall be recorded 

against the Real Property.  The Agreements contained herein shall be deemed to run with 

the land for the Term hereof and any extensions of same.  The burdens of this Agreement 

are binding upon, and benefits of the Agreement shall inure to, all successors in interest 

to the Parties to this Agreement. 



July 31, 2012 – 4:20 p.m. 

 31 

 N. No Waiver.  Failure of a party hereto to exercise any right hereunder shall 

not be deemed a waiver of any such right and shall not affect the right of such Party to 

exercise at some future time said right or any other right as it may have hereunder.  

Unless this Agreement is amended by vote of the Town Council taken with the same 

formality approving this Agreement, no officer, official or agent of the Town has the 

power to amend, modify or alter this Agreement or waive any of its conditions as to bind 

the Town by making any promise or representation contained herein. 

 O. Attorney’s Fees.  Should any Party hereto employ an attorney for the 

purpose of enforcing this Agreement, or any judgment based on this Agreement, for any 

reason or in any legal proceeding whatsoever, including insolvency, bankruptcy, 

arbitration, declaratory relief or other litigation, including appeal or rehearings, the 

prevailing Party shall be entitled to receive from the other party thereto reimbursement 

for all reasonable attorney’s fees and all costs and expenses.  Should any judgment or 

final order be issued in that proceeding, said reimbursement shall be specified therein. 

XIII. STATEMENT OF REQUIRED PROVISIONS. 

 The Act requires that a development agreement must include certain mandatory 

provisions, pursuant to Section 6-31-60(A).  Although certain of these items are 

addressed elsewhere in this Agreement, the following listing of the required provisions is 

set forth for convenient reference.  The numbering below corresponds to the numbering 

utilized under Section 6-31-60(A) for the required items: 

 A. Legal Description of the Property and the Legal and Equitable Owners.  

The legal description of the property is set forth in Exhibit “E” and “E-1” attached hereto.  

The present legal owner of the Mall Tract is Shelter Cove Towne Centre, LLC, a South 

Carolina limited liability company.  Shelter Cove Towne Centre, LLC, is also the 

developer of the Mall Tract under this Agreement upon the Effective Date.  The total 

acreage for the Mall Tract shall be 41.85 after the reconfiguration of Shelter Cove Lane, 

the addition of the 4.90 acre Exchange Parcel, and the revised multi-family parcel of 4.62 

acres as defined in Section III(S) above. 

 B. Duration of Agreement.  The duration of this Agreement is five (5) years, 

unless extended or terminated by the parties, as may be permitted by the Act; provided, 

however, that the Town and Shelter Cove Towne Centre, LLC, acknowledge and agree 
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that the initial term of the Agreement may be renewed for two additional five (5) year 

periods absent a default under the terms of the Agreement pursuant to Section IX hereof. 

 C. Permitted Uses, Population, Densities, Building Heights, and Intensities.  

A complete listing and description of permitted uses, population, densities, building 

intensities and heights, as well as other development related standards, are contained in 

Land Development Regulations, as supplemented by this Agreement and the uses on the 

Mall Tract are those allowed by the PD Master Plan, as amended by the approval of the 

Rezoning Application, this Agreement and the LMO. 

 D. Utility Services.  The utility services available to the property are 

described generally above regarding water service, sewer service, cable and other 

telecommunications service, gas service, electrical service, telephone service, and solid 

waste disposal.  The mandatory procedures of the Land Development Regulations will 

ensure availability of roads and utilities to serve the residents and tenants on a timely 

basis. 

 E. Required Public Facilities.  All requirements relating to land transfers for 

public facilities are set forth herein.  The Land Development Regulations described above 

and incorporated herein contain numerous provisions for the protection of 

environmentally sensitive areas.  All relevant State and Federal laws will be complied 

with, in addition to the important provisions set forth in this Agreement.  The 

environmentally sensitive areas located on the Mall Tract adjacent to the marshes of 

Broad Creek will be protected in accordance with the terms of the Land Development 

Regulations set forth herein. 

 F. Land Development Permits.  The development standards for the Project 

shall be as set forth in the Land Development Regulations.  Specific permits must be 

obtained prior to commencing development, consistent with the standards set forth in the 

Land Development Regulations.  Building permits must be obtained under applicable law 

for any vertical construction, and appropriate permits must be obtained from the State of 

South Carolina (OCRM) and Army Corps of Engineers, among other required entities, 

when applicable, prior to any impact on jurisdictional wetlands.  It is specifically 

understood that failure of this Agreement to address a particular permit, condition, term, 

or restriction does not relieve the Developer, its successors and assigns, of the necessity 
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of complying with the law governing the permitting requirements, conditions, terms, or 

restrictions, unless otherwise provided hereunder.  This Agreement is contingent upon the 

Developer obtaining approval from the Town of the Rezoning Application. 

 G. Comprehensive Plan and Development Agreement.  The Town has 

determined that the development and modification of the Mall Tract contemplated by this 

Agreement is consistent with the Town’s Comprehensive Plan, as recently amended, and 

with the Land Development Regulations. 

 H. Terms for Public Health, Safety, and Welfare.  The legal process which 

resulted in the approval of the Rezoning Application for the Mall Tract included 

considerable input to assure the Town that the redevelopment and modification of the 

Shelter Cove Mall contemplated by this Agreement adequately addresses applicable 

issues of public health, safety, and welfare.  The terms and conditions of the approval of 

the Rezoning Application serve that purpose, together with other terms and conditions 

contained in this Agreement. 

 I. Historic Structures.  No specific terms relating to historic structures are 

pertinent to this Agreement.  No historic structures exist on the Mall Tract. 

[Signature pages follow]  
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 IN WITNESS WHEREOF, the Town has caused this Agreement to be signed 
and sealed this   day of   , 2012, pursuant to Ordinance No.            , 
duly adopted by the Town Council of the Town on    , 2012. 
 

SIGNED, SEALED AND    Town of Hilton Head Island, South 
DELIVERED IN THE PRESENCE  Carolina 
OF: 
 
       By:      
 
 
       Attest:           
 
STATE OF SOUTH CAROLINA ) 
     ) ACKNOWLEDGEMENT 
COUNTY OF BEAUFORT  ) 
 
 I, the undersigned Notary Pubic, do hereby certify that                       
and      personally appeared before me this day and acknowledged 
the due execution of the foregoing instrument. 
 
 Witness my hand and seal this   day of   , 2012. 
 
             
       Notary Public for South Carolina 
       My Commission Expires:   
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IN WITNESS WHEREOF, Shelter Cove Towne Centre, LLC, has caused this 
Agreement to be signed and sealed this   day of   , 2012. 
 

SIGNED, SEALED AND    Shelter Cove Towne Centre, LLC,  
DELIVERED IN THE PRESENCE  a South Carolina limited liability 
OF:       company 
 
       By:      
 
 
             
 
STATE OF    ) 
     ) ACKNOWLEDGEMENT 
COUNTY OF    ) 
 
 I, the undersigned Notary Pubic, do hereby certify that                       
personally appeared before me this day and acknowledged the due execution of the 
foregoing instrument. 
 
 Witness my hand and seal this   day of   , 2012. 
 
             
       Notary Public for South Carolina 
       My Commission Expires:   
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INTRODUCTION AND NARRATIVE OF INTENT 

The Shelter Cove Mall Redevelopment (Mall Tract) is located in the Town of Hilton 
Head Island, South Carolina, with frontage on U.S. Highway 278. The Shelter Cove Mall is 
currently owned by SHELTER COVE TOWNE CENTRE, LLC (SCTC) and is being submitted 
to the Town of Hilton Head Island (“Town”) for Development Agreement consideration. The 
property is situated north of U.S. Highway 278 extending to the marshes of Broad Creek, 
extending west to the Newport Community and east to Veterans Park.  The property is currently 
a portion of the Palmetto Dunes planned development district and is zoned PD-1.    

A. THE PROPERTY 

Exhibit A depicts the Shelter Cove Mall Redevelopment, Conceptual Master Plan, 
consisting of approximately +/- 50 total acres, including the +/- 42 acre Mall site.  
Opened in 1988, the Mall includes an existing 328,200 SF single story stucco and brick 
building supported by approximately 1,192 asphalt parking spaces.  In addition to the +/- 
42 acre property, the mall shares a master planned storm drainage system within Shelter 
Cove that includes two adjacent lagoons (+/- 4.5 acres and +/- 1.4 acres).  

Exhibit A depicts the Shelter Cove Mall boundary and adjacent parcels as well as as-built 
information prepared by Surveying Consultants. The land surrounding the Shelter Cove 
Mall includes existing commercial uses, existing multi-family uses, park areas and across 
William Hilton Parkway is a resort golf course and single family residences all within 
Palmetto Dunes Resort PUD.   

B. CONCEPT PLAN PROCESS 

The Planned Unit Development (PUD) as adopted by the Town of Hilton Head Island to 
permit and encourage the effective, efficient, and economical development of large tracts 
of land over a period of years within Town limits.  The PUD application will be 
concurrent with a Development Agreement, the intent of which is to carefully integrate 
between public and private entities, requiring long-term commitment of resources and the 
protection of rights and entitlements specified in the PUD for the property from the effect 
of subsequently enacted local legislation or from the effects of changing policies and 
procedures of local government agencies which may conflict with any term or provision 
of the PUD or in any way hinder, restrict, or prevent the development of the project.  The 
Development Agreement will provide a reasonable certainty as to the lawful 
requirements that must be met in protecting vested property rights, while maintaining the 
authority and duty of government to enforce laws and regulations which promote the 
public safety, health, and general welfare of the citizens of our State. The Development 
Agreement is being made and entered between the Developer and the Town of Hilton 
Head Island, under the terms of The South Carolina Local Development Agreement Act, 
for the purpose of providing assurances to the Developer that it may proceed without 
encountering future changes in law which would materially affect the ability to develop 
under the plan, and for the purpose of providing important protection to the natural 
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environment and long term financial stability and a viable tax base to the Town of Hilton 
Head Island. 

C. CONCEPTUAL MASTER PLAN 

It is anticipated that the Shelter Cove Redevelopment will be developed over a period +/- 
2 years in accordance with the Conceptual Master Plan as set forth in this document or 
amended in the future.  The Conceptual Master Plan sets forth the general scope of the 
development including number of units, amount of square footage, land use and 
transportation patterns, open space and overall development standards.  In addition to the 
Conceptual Master Plan and this document, development of the property is controlled by 
other provisions of the Palmetto Dunes Resort Master Plan, Zoning Map Amendment and 
further guaranteed by the Development Agreement between the Developer and Town of 
Hilton Head. 

Revitalization of the Shelter Cove Mall property represents a rate and unique opportunity 
to create a mid-island mixed-use destination with commercial and residential land uses 
that are oriented to Broad Creek. The proposed Conceptual Master Plan is organized 
around a relocated Shelter Cove Lane creating a new Waterfront Drive paralleling Broad 
Creek and a new Central Main Street connecting William Hilton Parkway to the 
waterfront. Moving Shelter Cove Lane landward allows for the creation of a new 
waterfront park to be owned by the Town of Hilton Head Island, located between the 
marshes of Broad Creek and redeveloped commercial and residential land uses. 

The new waterfront park and street provide the backdrop for mixed-use commercial and 
residential properties. The park will also be the host site for many civic functions and 
special events.  In addition, this new public Waterfront Park will include new pathways 
and trails that extend along the entire Broad Creek frontage of the project.  The intent is 
that these new pathways will be the beginning of a Town of Hilton Head linear park 
extending to the North and East along Highway 278 creating a continuous Broad Creek 
Linear Park trail system linking Shelter Cove Harbor to Chaplin Park and the beach.  The 
plan includes a land swap with the Town of Hilton Head Island for the public open space 
along the marsh side of the site for the multi-family residential area on the Town-owned 
property, creating the more centrally located Waterfront Park in the foreground of the 
commercial center. 

The Shelter Cove Mall Redevelopment Conceptual Master Plan, prepared by Wood + 
Partners Inc, (refer to Exhibit A) indicates +/- 295,000 SF Commercial (including; 
automobile fuel dispensing facility, including the sale of not more than 200 SF of 
incidental merchandise and cigarettes; +/- 100,000 SF of new retail, and restaurants; +/- 
100,000 SF of existing retail in two retained Belk stores; and not more than 1,500 SF for 
up to ten kiosks), two multi-family apartment neighborhoods with +/- 210 units, 
pedestrian enhanced streetscapes with on-street parking, public plazas, and a new +/- 5 
acre waterfront park. Proposed land uses within the Conceptual Master Plan are detailed 
under Section 2-Land Use Designation and Definitions. 
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The Conceptual Master Plan seeks to maintain open space requirements set forth in the 
Town of Hilton Head Island’s Land Management Ordinance for planned unit 
developments. The open space, preserves and amenities will be owned and maintained by 
the Developer, The Town, Property Owner’s Association, or other legal designated 
entity. Property deeded to a governmental entity becomes the maintenance responsibility 
of that entity. 

Land Development Regulations.  The Land Development Regulations shall consist of 
Town of Hilton Head Ordinance No. , including but not limited to, 
the Development Agreement, the Shelter Cove Mall Redevelopment Conceptual Land 
Use Plan, the Zoning Map Amendment, Modifications to the Town of Hilton Head Island 
Land Management Ordinance (applicable only to the Shelter Cove Mall Tract), and the 
Town of Hilton Head Island LMO, as currently in effect. 
. 

D. LAND USES 

The Shelter Cove Mall Redevelopment has a total of approximately +/- 50 acres divided 
into three land use areas as indicated on the Conceptual Master Plan for Shelter Cove 
Mall Redevelopment prepared by Wood + Partners Inc. 

The Conceptual Master Plan consists of the following land use areas: 
a. Commercial Area 
b. Multi-Family Residential Area 
c. Park 

The land use areas indicated on the Conceptual Master Plan are not intended to be rigid 
exact boundary lines for future land use and improvements.  The Conceptual Master Plan 
for the Shelter Cove Mall Redevelopment district shall maintain flexibility to 
accommodate specific soil conditions, environmental concerns, physical constraints, 
market conditions and design parameters and as such, the exact location of roadways, 
access points, parcel/tract boundary lines, land uses and their mix of uses, parcels and 
their subsequent location and size indicated within the planning area shall be subject to 
change at the time phased Development Permit Plan(s) are submitted for development; 
provided, however, that maximum densities and other conditions of the Development 
Agreement between the Developer and Town of Hilton Head Island, will be strictly 
adhered to, unless adjustment is requested by the Developer and approved by the Town. 

E. ALLOWED DENSITY 

Of the +/- 50 total acres within the Conceptual Master Plan for the Shelter Cove Mall 
Redevelopment, the projected density mixes shall be allowed: 

Overall residential density shall include Multi-Family Residential.  Projected density is 
210 Dwelling Units.   
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Commercial acreage shall include commercial uses of General Commercial.  Projected 
commercial square footage is 295,000 SF. 

F. DESIGN REGULATIONS 
The Owner/Developer will maintain a cohesive and high quality community 
development, governed by the existing Shelter Cove architectural review board and the 
Town’s Corridor Review Overlay District. 

G. SIGNAGE REGULATIONS 

Signage for the Shelter Cove Mall Redevelopment shall be governed by the Town of 
Hilton Head Island’s Land Management Ordinance. 

H. DEVELOPMENT STANDARDS 

Site development within the Shelter Cove Mall Redevelopment will be controlled by the 
Land Development Regulations set forth in this document, the Development Agreement, 
and the Town of Hilton Head Island Land Management Ordinance. In the event of a 
conflict, the hierarchy of documents is the 1) Development Agreement; 2) Modifications 
to Town of Hilton Head Island’s Land Management Ordinance; 3) Shelter Cove Mall 
Redevelopment Conceptual Land Use Plan; 4) Town of Hilton Head Island’s Land 
Management Ordinance, all in effect at time of Zoning Map Amendment approval. 

I. SETBACK AND BUFFERS: 

Setbacks, screenings, height restrictions and buffers shall meet the minimum requirement 
established herein and shall apply to the perimeter of the Shelter Cove Mall 
Redevelopment only; provided, however, that any required wetlands setbacks shall apply 
according to law throughout the Shelter Cove Mall Redevelopment. 

Perimeter setbacks and buffer standards shall include: 

At adjacent property boundaries of the Shelter Cove Mall Redevelopment adjacent to the 
Newport Community, the Town’s Shelter Cove Memorial Park, the Plaza at Shelter Cove 
Shopping Center, and William Hilton Parkway.  Existing trees shall be retained wherever 
possible with additional plantings as necessary to achieve the required buffer.  If 
sufficient natural vegetation does not exist, planting requirements shall be determined at 
the time of final development application.  The required buffer planting shall be installed 
on a phase-by-phase basis as development commences. Trails, perpendicular road 
crossings, entrance features and monumentation, naturalized and enhanced landscaping, 
fencing, utilities and stormwater management facilities are allowed in the perimeter 
setback and buffer area. 

A 50-foot average or greater setback will be maintained between the Broad Creek marsh 
critical line and proposed buildings. 
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Internal setbacks, build to lines and buffers shall meet the minimum requirements 
established herein or in accordance with the Town of Hilton Head Island’s Land 
Management Ordinance. 

J. ENVIRONMENTAL / STORMWATER 

Environmental protection is a priority for the redevelopment of Shelter Cove Mall and 
associated surrounding properties. The environment is crucial to the quality of life that is 
the attraction of Hilton Head Island, and water quality is a primary component of 
environmental quality. 
The plan for redevelopment will propose modifications to the existing stormwater 
infrastructure to meet the stormwater standards in the Town of Hilton Head Island’s Land 
Management Ordinance enacted March 15, 2011. 
As a redevelopment project, the pre-development condition for water-quantity control 
will be the existing condition prior to redevelopment, as allowed in Article VI Section 
16-5-602-A which states “In the case of redevelopment, the pre-development condition as 
it pertains to storm water detention shall be defined as the existing state at the time of 
application.” 
The water-quantity design standards stated in Article VI Section 16-5-605 require 
attenuation of the 25-year design storm to pre-development conditions; however, Article 
VI Section 16-5-602-A allows for the waiver of this requirement “where a suitable means 
of flow into a downstream tidal discharge point is accessible.” The suitable tidal 
discharge point exists in the form of the outfall pipes from the two existing ponds that 
collect runoff from the Mall property, so the redevelopment plan will include a waiver 
request from the peak discharge requirements. 
The detention waiver will help prevent flooding problems on upstream properties that are 
not part of the redevelopment scope but drain to the existing ponds.  The ponds were not 
designed to handle detention of the 25-year storm, so modifying the ponds to do so would 
likely result in higher peak stages.  Higher peak stages in the ponds would cause tailwater 
effects that could result in upstream flooding.   
The detention waiver will allow the plan to focus on designing for water-quality 
improvements.  The plan will meet the first-flush retention requirements of Article VI 
Section 16-5-605-D which state that developments are to “provide for on-site retention 
(dry or wet) or percolation areas for, as a minimum, one inch of runoff from on-site 
impervious surfaces.”The first-flush retention may be accomplished by adding outfall 
structures to the existing pond discharge pipes, the use of underground infiltration, bio-
retention, and permeable paving. 
Maintenance of the stormwater management systems is essential for proper operation. 
Since the stormwater management system is an interconnected, master-planned system, 
ownership of the system components is distributed among a number of entities. Each 
entity will maintain the portions of the system located on its property.  
No jurisdictional freshwater wetlands are located on the subject properties. Since the 
property is adjacent to Broad Creek, its border with Broad Creek is defined by the 
saltwater critical line in that area. Additionally, two (2) of the existing stormwater 
management ponds are considered by OCRM to be jurisdictional saltwater critical areas.  

WPi 01-12001 5 of 7 May 18, 2012 

G:\Projects-HHI\Urban\Shelter Cove Redevelopment-0112001\Documents\ZMA and DA\Draft PUD narrative 7-5-12\Cove Narrative 7-3-12.doc 



 
 

  
 

 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 
 

 

Shelter Cove Mall Redevelopment  The Town of Hilton Head Island, South Carolina 

To accomplish water-quality treatment objectives under the stormwater management 
plan, modifications to the existing stormwater management ponds are anticipated to be 
necessary. These modifications likely will result in definable impacts to the critical area 
as identified by OCRM. All necessary permits and approvals will be obtained from 
OCRM and the Town of Hilton Head Island for any necessary impacts to the saltwater 
critical areas. 

K. CULTURAL AND HISTORICAL RESOURCES 

There has been no cultural and historical research performed on this property.  Should a 
US Army Corps of Engineers wetlands permit be required for any of the parcels/tracts of 
land, cultural resource issues, if any, will be addressed with the State Historic 
Preservation Offices once a report is complete.  No requirements in connection with 
historical or cultural resources pertaining to the property, other than those required by the 
State of South Carolina in accordance with the applicable law, shall be imposed on the 
property. 

L. WATER AND SEWER SERVICE 

Water and sewer currently are provided to the properties by Broad Creek PSD. Broad 
Creek PSD provided on April 25, 2012 a written commitment of its willingness to serve 
any new development. New water or sewer infrastructure will be constructed according 
to Broad Creek PSD standards and dedicated to Broad Creek PSD for ownership, 
operation, and maintenance. 

M. UTILITY SERVICE 

Palmetto Electric Cooperative will provide power service to the developments in 
accordance with the commitment letter dated May 3, 2012. 
Hargray Communications will provide telephone service to the developments in 
accordance with the commitment letter dated May 2, 2012. 

N. PARKING 

Total number of required parking spaces for all land uses allowed herein shall conform to 
the Town of Hilton Head Island’s LMO, Chapter 5, Article XII. Parking and Loading 
Standards. Per Zoning Ordinance Section 16-5-1210, developer may provide parking 
analysis calculations for consideration of a higher or lower standard number of parking 
spaces in order to minimize impervious surfaces, and incorporate shared use and on-street 
parking based on walk-ability characteristics; provided the applicant furnishes actual 
documentation that the new standard meets the parking needs of the proposed land use. 

O. MOBILITY 

The mall site and surrounding properties are served with automobile access from William 
Hilton Parkway (US Hwy 287) primarily via two (2) intersections at either end of the 
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mall site. Two additional vehicular connections occur at the north and south ends of the 
mall to the extension of Shelter Cove Lane north and to the Shelter Cove Harbor area to 
the south. These secondary connections provide distribution of vehicular traffic to other 
intersections with US Hwy 278. 
The redevelopment plan is designed to be both vehicular and pedestrian friendly. The 
commercial area is within easy walking distance of the planned residential areas, adjacent 
commercial areas, and the parks along Broad Creek. Pedestrian and bicycle pathways are 
envisioned for the park areas with natural open space trail connections through the 
residential communities. These non-vehicular networks will be connected to the 
commercial areas where pedestrian mobility will be achieved by a series of more 
traditional street sidewalks. 
The mixed-use nature of the redevelopment will reduce the off-site traffic impacts 
compared to single-use developments with the same land uses and intensities. Traffic 
impacts resulting from the redevelopment will be assessed by a traffic study, and 
improvements will be made as necessary. 
All roads will be construction in accordance with the design standards in the Town of 
Hilton Head Island LMO. Shelter Cove Lane will be relocated as part of the 
redevelopment. Following relocation, it will continue to be owned by the Shelter Cove 
Harbour Company and maintained by the Town of Hilton Head Island or legal entity. 
Other roadways and pathways will be owned and maintained by the appropriate property 
owner(s). Roads indicated on the Conceptual Master Plan are subject to revision at the 
time of Development Plan Review approval based on specific soil conditions, 
environmental concerns, physical constraints, and design parameters. 

The Shelter Cove Mall Redevelopment shall provide roadway linkage of land use areas 
including internal linkage to commercial and recreational uses.  Certain areas within the 
Shelter Cove Mall Redevelopment in whole or in part may be developed as private areas 
with access restricted appropriately at developer discretion. 

One (1) additional right-in/right-out access point to US Hwy 278 will be provided 
between the two existing access points. Improvements within the DOT right-of-way for 
US Hwy 278 will be construction in accordance with DOT standards. DOT will be 
responsible for future ownership, operation, and maintenance. 

Roads, bike paths, leisure trails, and pedestrian pathways are allowed to penetrate the 
setbacks from the OCRM critical line to access the property, provided the storm water is 
treated in accordance with Article VI Stormwater Management Standards of the Town of 
Hilton Head Island Land Management Ordinance included herein. 
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